COUNTY
‘©SAN LUIS

COUNTY OF SAN LUIS OBISPO PLN-2039
DEPARTMENT OF PLANNING & BUILDING 04/2019

OBISPO

Initial Study z Environmental Che cklist

Project Title & No. 13350 River Road LLC (Previously Dayspring -Pretty ) Conditional Use
Permit ED19-141 DRC2018-00036

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTEDThe proposed project could have a "Potentially
Significant Impact" for environmental factors checked below. Please refer to the attached pages for

discussion on mitigation measures or project revisions to either reduce these impacts to less than
significant levels or require further study.

X Aesthetics

[ ] Agricultur e & Forestry
Resources

X Air Quality

X Biological Resources

|E Greenhouse Gas Emissions

|E Hazards & Hazardous Materials
|E Hydrology & Water Quality

|:| Land Use & Planning

[ ] Mineral Resources

|:| Public Services

|:| Recreation

|:| Transportation

|:| Tribal Cultural Resources
[ ] utilites & Service Systems

|:| Cultural Resources |E Noise |:| Wildfire
|E Energy |:| Population & Housing |X| Mandatory Findings of
|:| Geology & Soils Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

|:| The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have  been made by or agreed to by the
project proponent. A MITIGATE D NEGATIVE DECLARATION will be prepared.

|:| The proposed project MAY have a significant effect on the environment,anda  n ENVIRONMENTAL

IMPACT REPORT is required.

The proposed project MAY have a "potentially significanti mpact" or "potentially significant unless
mitigated" impact on the environment |, but at least one effect 1) has been adequately analyzed in an
earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACTREPORT is required, but it must analyze only the effects that remain to be addressed.

|:| Although the proposed project could have a significant effect on the env ironment, because al |
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATIONjncluding revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

David Moran 12/14/2020

Prepared by (Print) Signature Date
%’i" }WL M@KD Principal Environmental

Steve McMasters Specialist 12/22/2020

Reviewed by (Print) Signature Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing the
Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The
Initial Study includes staff's on -site inspection of the project site and surroundings and a detailed review of
the information in the file for the project. In addition, available background information is reviewed for each
project. Relevant information regarding soil types and characteristics, geologic information, sig nificant
vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and
surrounding land use categories and other informa  tion relevant to the environmental review process are
evaluated for each project. Exhibit A includes the references used, as well as the agencies or groups that
were contacted as a part of the Initial Study. The County Planning Department uses the checklis t to
summarize the results of the research accomplished during the initial environmenta | review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should con tact the County of San Luis Obispo Planning
Department, 976 Osos Street, Rm. 200, San L uis Obispo, CA, 93408-2040 or call (805) 781 -5600.

A. Project

DESCRIPTION Hearing to consider a request by 13350 River Road LLC (reviously Dayspring Pretty ) for a
Conditional Use Permit ( DRC2018-00036) to authorize cannabis operations with up to three acres of outdoor
cultivation in hoop str uctures, up to 22,000 square feet of indoor mixed -light cultivation, up to 27,570
square feet of ancillary cannabis nursery, and operation of a non -stor efront dispensary. The dispensary, as
well as ancillary processing , curing, drying and trimming , and ancillary nursery will occupy a 4,740 square
foot existing winery building . The project will include the construction of one greenhouse building with a
total combined floor area of 45,000 square f eet and the installation of 20, 5,000-gallon water storage tank s.
In addition, a new 5,000 sq.ft. metal building will be constructed to be used for drying and processing and
the placement ; one seatrain con tainer will be used for the storage of agricultural equipment . Outdoor
cultivation and nursery activities will occ  ur within a total of 63 hoop structures . The project includes a
request for an ordinance modification to reduce the required number of parking spaces from 95to 24. The
project w ill result in approximately 13.4 acres of site disturbance on an approximatel y 63-acre parcel
located at 13350 River Road, east of the community of San Miguel. The project is within the Agricultural land
use category and the Salinas River Sub Planning Area of the North County Planning Area

The greenhouses will be 14 feet and 4 inc hes in height. The 20, 5,000-gallon water storage tanks will reach a
maximum height of 6 feet 4 inches . The proposed 5,000 sq.ft. processing building will be 35 feet tall and will
incorporate design features that resemble a barn.

With the exception of the one ordinance modification discussed below, the project would meet all the
requirements of the County Land Us e Ordinance (LUO), including:

1 Required 1,000 -foot setbacks from sensitive receptors for all operations,
1 Required 300 -foot setbacks from the propert vy line for outdoor cultivation, and
1 Required 100 -foot setbacks from offsite residences for indoor cultivation

The regional location of the project site is shown in Figure 1, and an aerial view is provided in Figure 2. Table
1 provides a summary of project components.
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Table 1 z Project Components
Project Component Structure Count Area (sf) Canopy (sf) Canopy
) p Size by (acres)
Outdoor Cultivation
Hoop Houses z Mature/Flowering 100A x 56 159,000 127,680 2.93
Hoop Houses z Ancillary Nursery 100A x 7 20,400 16,320 0.38
Total 179,400 144,000 3.30
Indoor Cultivation
Greenhouse z Mature/Flowering 24,000 22,000 0.50
45,000 sq.ft. 1
Greenhouse zZ Ancillary Nursery 21,000 11,250 0.25
Total 45,000 33,250 0.76
Indoor Processing, Ancillary Nursery ard Dispensary
Indoor Processing Ne.w.5,000 sq-ft. processing 5,000 n/a n/a
building
Total 5,000 0 0
Indoor Drying/Curing/Ancillary 640 | Max. 640 sqf. Max. 0.01
Nursery
Indoor Processing First floor of e>.<isting 4,750 1,080 n/a n/a
Indoor Dispensary Operation Zq..:‘;.former winery 440 n/a n/a
uildin
Indoor Storage g 145 n/a n/a
Indoor Bathroom 65 n/a n/a
Upper floor of existing
Indoor Processing 4,750 sq.ft. former winery 2,370 n/a n/a
building
Total 4,740 640 0.01
234,140
Total: ' 177 4.
ota (5.3 acre s) ,890 08

Operations

The project will require a total of 5 full time staff consisting of 4 laborers who will live in the home onsite and
a manager, who will arrive at approximately 6:00 am and leave in the afternoon before 2:00 pm. Three times
a year, in June, August and late October for harvest, 4 additional employees will be employed onsite for a
total of 9. These harvest times are six days long where the cannabis is cut and hung inside each hoop house
or in the existing processing building. Once dried, the onsite staff cut and trim the  product.

Processing

The project proposes to construct a new, 5,000 sg.ft. metal building for processing activities for cannabis
products grown on site. In addition, a 4,090 sq.ft. portion of an existing former wi nery building will be used
for processing that would include drying, trimmin g and curing; no manufacturing or the use of processing
machinery is proposed. ). A 640 sq.ft. portion of the ground floor processing area will be used cyclically for
nursery then drying as the crops go through each grow cycle. The water use for this 640  sq. ft. of nursery
space is included in the water estimate.  This space will be equipped with an odor mitigation system.
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Once cannabis products are processed , they would be transpo rted off -site for testing, distribution, and sale.
The building is served by eight paved parking spaces, including one space that is American Disability Act
(ADA) compliant ; the former winery building also includes are stroom and a secure storage area.

Non-storefront Dispensary

The project proposes to use a 440 sq.ft. portion of the existing winery building for a non -storefront
dispensary. The dispensary would include a 145 sq.ft. secure storage area where cannabis products grown
and processed on -site will be stored prior to delivery. The dispensary will receive orders over the phone and
online and would make up to  four delivery runs per day (8am, 11am, 2pm, and 6:30pm). Deliveries will occur
via two drivers using two separate vehicles that will be  kept onsite during non -delivery hours. Deliveries will
be made to cities and counties within the State of California in which cannabis product deliveries are not
prohibited. The applicant currently operates a dispensary in the City of Grover Beach with es  tablis hed
employee safety protocols that will be applied to this operation.

Security

Access to the site would be directly from River Road by way of a paved driveway  that will be gated and
locked . While no road improvements are necessary, the applicant will  be re quired to remove existing walls
and gates from the County right -of-way (Public Works, September 2018) for which an encroachment permit
will be required.

An existing six -foot high fence is located along the property line s fronting River Road and Missi on Lane. The
cannabis cultivation areas would be enclosed withina  6-foot tall secure chain -link fence with privacy slats
along with an 11 foot tall polyethylene wind screen and vegetative screening for wind break and privacy
(Figure 9). Locked gates and m otion detection lights (downward facing to reduce light pollution) will be

installed for secure access. Lighting associated with the greenhouses would be shielded with blackout

screening to prevent views from offsite.

Odor Management

Odor associated with outdo or cultivation will be managed with the use of setbacks and barriers (hoop

house materials and screened fencing) and by conducting processing activities within enclosed buildings
Each of the proposed outdoor cultivation areas  will be located a minim um of 300 feet from all property
lines. All structures utilized for indoor cannabis cultivation and processing will be equipped with sufficient
ventilation controls (e.g. carbon scrubbers) and an odor neutralizing spray to eliminate nuisance odor
emissions from being detected offsite. The proposed nursery operation is not anticipated to create any odor
issues.

Water Management

Based on the Water Demand Analysis prepared for the project,  project cultivation irrigation activities would
result in approximately 6.44 acre-feet of water demand per year , including 1.64 acre-feet per year ( AFY)for
the proposed odor control systems . Domestic water use for 10 full -time employees has been estimated to
result in about 0.1 acre-foot per yea r.

The project is located in the Pa so Robles Groundwater Basin which is designated at Level of Severity Il by
the CountyAs Resour c e Hdwaveratiieeita & ndt locStedithan an Area of Severe
Decline. As such, the project will be required to offset the projected water use at a 1:1 ratio in compliance
with the Countywide Water Conservation Program (CWWCP).

The project water demand woul d be served by an existing groundwater well. A total of 1 1 10,000-gallon
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water tanks would be installed on the property for seasonal storage of irrigation water .
Waste Management

All green waste consisting of dead and/or stripped  -of-flower plants and soil will be composted onsite and
reused. The compost area will be located in the northeast corner of the cultivation fenced area. Two
commercial sized dumpsters will be located east of the existing residence for disposal of agricultural
production materials and extraneous trash. This location is not visible from offsite due to intervening
buildings and vegetation.

The existing on -site septic syst em would serve the project. Portable restrooms would also be located in the
cultivation area. A permanent restroom facility is included within the existing former winery building which
is served by an existing on-site septic system. Employees working withi n the proposed non -storefront
dispensary would utilize the existing permanent restroom facilities.

Pesticides and Fertilizers

In accordance with LUO Section 22.40.050.C .3. all applications for cannabis cultivation must include a list of
all pesticides, f ertilizers and any other hazardous materials expected to be used, along with a storage and
hazardous response plan. Products used onsite will be stored in two existing 32 0 sq. ft. seatrain containers
within secondary containment in small containers within spill containment bins in the cultivation and
nursery environments . Materials will consist of the following

Pesticides o
- - Fertilizers
Product Type Active Ingredient
Azadirect Liquid Azadirachtin Seaweed extract
Cueva Liquid Copper Octanoate Mammoyh p
Dipel DF Powder Bacillus thurin gienses, su bsp.kurstaki Azos
DoubleNickel LC Liquid Bacillus amyloliquefaciens strain D747 Mykos
Kaligreen Powder Potassium bicarbonate Potassium nitrate
M-Pede Liquid Potassium salts of fatty acids Calcium nitrate
Mycotrol ESO Liquid Beauveria bassiana Strain GHA Magnesium nitrate
Oxidate 2.0 Liquid Hydrogen dioxide/Peroxyacetic acid Potassiu_m thiosulfate
Oxigreen Liquid Peroxyacetic acid/Hydrogen peroxide Amm onium phosphate
Pest Out Liquid Cottonseed, clove garlic oil Mono potassium
Regalia Liquid Reynoutria sachalinensis phosphate
Trilogy Liquid Clarified hydrophobic extract of neem oil An20 .
- - — - - Ammonium sulphate
Xentari Powder Bacillus thurigniensis, subsp. aizawai .
Magnesium sulphate
Iran chelate 13%
Magneseum chelate 13%
Zinc chelate 14%
Copper chelate 14%

Ordinance Modification

. The project includes a maodification from the parking provisions set forth in

Section 22.18.050.C.1 of the County LUO. The type of commercial agricultural use that best matches the

proposed cannabis cul ti v a withaparkingregdifdroentofe roge p&king spiacelpdri e s j
500 square feet of floor area. The combined floor area of the proposed greenhouses and indoor operations
is 47,370 square feet which, with the ap plication of this parking standard, would require the applicant to
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provide 95 parking spaces. The proje ct proposes a total of 24 parking spaces including one space designed
to meet Americans With Disabilities standards . Up to ten employees may be on site a t various times during
the day. Therefore, 24 spaces are sufficient to meet the  peak parking demand of the project.

Baseline Conditions.  Existing development includes a single -family residence, agricultural accessory
structures, a vineyard, a nd a 4,740 sq.ft. winery building that includes a second-floor vacation rental and a
first -floor restroom . In order to comply with LUO Section 20.40.040.Q, Use of a Residence, the project will be
conditioned to convert the existing vacation rental (2 " floor of winery b uilding) to a non -residential use.

An existing paved parking are a with eight spaces is located next to the winery building and would be used to
serve cannabis activities .

The residential, agricultural and winery activities of the project site have histori cally been served by one
existing well. Vineyards have not been cultivated since at least 201 3, based on historic aerial photographs. A
four -hour pump test performed in February 2018  indicates the existing well provides ample water to serve
the proposed cannabis uses.

There has been no cannabis cultivation previously o n the project site.
Background

A draft mitigated negative declaration (DMND) was prepared for th  is project and circulated for public review
in July of 2019. Following the public review period , the Planning Commission conducted a public hearing on
September 26, 2019 and voted to adopt the MND and approve the project subject to findings and conditions.

The approval was subsequently appealed to the Board of Supervisors.  Additionally, the applican t has updated
the project name to 13350 River Road LLC.

The appea | raises a number of i ssues relating to the projec
noise and light pollution, security, and the adequacy of environmental review. Accordingly, t he MND has been
revised to address these issues as follows :

1 Section X. Hydrology and Water Quality has been revised to include an expanded discussion of
project water supply and demand. Two additional mitigation measures are recommended to clarify
project compliance with the water use offset required by LUO Section  22.40.050 D.

9 Section XIII. Noise has been revised to include a quantification of potential noise levels associated
with stationary noise sources associated with the project.

Although not specif ically identified by the appeal, the following sections have been revised w ith additional
analysis and/or recommended mitiga tions measures:

1 The project description has changed as follows:
0 The number of hoop structures has been reduced from 75 to 63.

o There will be no outdoor drying or curing. Instead all processing will take place within the
existing former winery building and a new, 5,000 square foot metal building.

o0 There will be a total of 20, 5,000 gallon water storage tanks instead of 11, 10,000 gallont anks.

o There will be one additional seatrain storage container added to the site to augment two
existing containers to be used for pesticide and fertilizer storage . One additional 100 sq.ft.
shed will be added for security and irrigation controls.

o There will be no ancillary nursery within the existing former winery building.
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1 Section VI. Energy, includes a quantification of potential energy demand and greenhouse gas
emissions associated with the project as well as recommended mitigation measures to ensure pr oject
energy demand will not be wasteful, unnecessary or inefficient.

1 Section VII. Greenhouse Gas Emissions, compares project emissions with
established by the County to ensure consistency with relevant

plans.

On October 6, 2020, the Board of Supervisors amended the cannabis

a working threshold
local and statewide GHG reductio n

application requirements set

forth in LUO Section 22.40.040.A.2 to require applicants proposing indoor cultivation and indoor

of ener gy demand prepared by a Certified Energy
Analyst along with an energy conse rvation plan that sets forth specific steps to be taken to minimize
energy demand and GHG emissions. It should be noted that these requirements were enacted after

nursery projects to submit a detailed inventory

the Planning Commi s si onAs acti

on of September 26,

2019 ct o

The revised analysis provided in Section VI recommend s mitigation measure ENG-1 which require s
the energy conservation plan to be prepared and implemented prior to establishment

of the use.

Similarly, the analysis of impacts associated with greenhouse gas emissions provided in Section VII
includes an estimate of project -related GHG emissions using generation factors derived from the
CalEEMOD computer model which is an accepted m ethodology employed by the Air Pollution Control
District. The conclusions regarding the significance of impacts associated with GHG emissions assume
implementation of recom mended mitigation measure ENG -1 prior to establishment of the use.

Therefore, with implementation of mitigation measure

ENG-1, the Planning Department has

determined that the application requirements enacted by the Board in October, 2020 have been

satisfied.

1 The discussion of cumulative impacts provided in Section XXI. Mandatory Finding

been expanded and quantified.

s of Significance has

As required by Section 15073.5 of the State CEQA Guidelines, the revised MND is being recirculated because
new feasible m itigation measures have been identified for energy, greenhouse gas emissions and wa ter

supply.

ASSESSOR PARCEL NUMBER(S):027-271-041

Latitude: 37.75083 degrees N Longitude: 120.67942 degrees W SUPERVISORIAL DISTRICT # 1

Other Public Agencies Whose Approval is Required

Perm it Type/Action

Agency

State Cultivation Licenses

CalCannabis

California Department of Food and Agriculture 7

Written Agreement Regarding No Need for Lake and
Streambed Alterations (LSA)

California Department of Fish and Wildlife

Waiver of Waste Discharg e Requirements for Discharges
of Waste Associated with Cannabis Cultivation Activities,
Order No. WQ -2017-0023-DWQ (General Order)

Regional Water Quality Control Board (RWQCB)

976 OSOS STREET, ROOM 300 | SK LUIS OBISPO, CA 93408 |(805)781-5600 | TTY/TRS 7-1-1

planning@co.slo.ca.us | www.sloplanning.org

PAGE7 OF 139

ado


mailto:planning@co.slo.ca.us
http://www.sloplanning.org/

PLN-2039

DRC2018-00036 13350 River Road LLC (Previ ously Dayspring -Pretty) 04/2019

Initial Study z Environmental Checklist

‘ Safety Plan Approval and Final Inspection ‘ California Department of Forestry (Ca IFire)

A more detailed discussion of other agency approvals and licensing requirements is provided in Exhibit B of
this Initial Study.

B. Existing Setting

Plan Area: North County Sub: Salinas River Comm: Rural
Land Use Category: Agriculture

Combining Designation: None

Parcel Size: 62.94 acres

Topography: Nearly level to steeply sloping

Vegetation: Agriculture

Existing Uses: Agricultural uses  accessory structures

Surrounding Land Use Categories and Uses:

North: Agriculture ; agricultural uses East: Agriculture ; agricultural uses

South: Residential Suburban ; agricultural uses West: Residential Suburban ;

Figur e 1. Project Vicinity Map
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Figure 2. Aerial View of the Project Site
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Figure 3 z Land Use Categories
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Figure 4. Overall Site Plan
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Figure 5. Site Plan Details

976 OSOS STREET, ROOM 300 | SN LUIS OBISPO, CA 93408 |(805)781-5600 | TTY/TRS 7-1-1 PAGE12 OF 139

planning@co.slo.ca.us | www.sloplanning.org



mailto:planning@co.slo.ca.us
http://www.sloplanning.org/

